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Public policy is the authoritative distribution of social value.In the process of 
marketization, the government determine "who gets what, how to get and when to 
get", mainly by the "visible hand", public policy, so that all stakeholders are very 
concerned about the formulation of public policy. How to share the biggest piece of 
cake in public policy making or avoid impaired himself as a policy, is the most 
common state of mind for all the stakeholders. Therefore, centered on public policy 
making, on the stage and behind the scene of the political theater, all the stakeholders 
play policy game, by mobilizing resources, taking various means and ways, working 
hard, declaring policy intentions, submiting a policy options, in order to make public 
policies in favour of himself. Invalid policy was undoubtedly the scourge, and 
effective policy can effectively allocate social resources, promote healthy economic 
development, realize social prosperity and stability, can establish the authority of the 
government, and improve the policy execution and the government credibility, can 
promote the public welfare. 
This paper is a political science research on the problem of stakeholders game in 
public policy making. Using game theory and stakeholder theory and institutionalism theory as 
analys is tool, and taking real estate as an example, this paper centered on the 
"regulation failure" problem in the real estate policy making and made a 
comprehensive and in-depth investigation and analysis on stakeholders game, and 
tried to prove policy formation theory under the stakeholder game, that is to say that 
public policy is a function of institutions, interests, resources and strategies, and  
explore the stakeholders to influence public policy and reveal the root causes of policy 
failure. 
This article build out a analysis framework and theory model of stakeholders 
game, which centered on stakeholders game in public policy making, and along three 
axis. First, the "political theater" has been interpreted as a institutional design that has 















stakeholders game. Second, the "stakeholders" is interpreted as a group who has many 
roles, political power and economic orientation and different activity energy. Third, in 
the public policy making, and the many "stakeholders" respectively have different 
motivations, carry different resources, and adopt different strategies, and obtain the 
different income. Among them, the local government and real estate developers 
became the biggest beneficiaries, the people that buy a house is the most bad 
paymaster. Fourth, the above-mentioned factors such as political theater, the 
stakeholders, the decision-making process were all brought into a four game models, 
then resulted in three set of game model: the central- level decision-making game, the 
local- level collusion game and market pricing power game, and cited the case to 
verify them. This paper described the game behavior of stakeholders in policy making 
and their interest relationship by constructing a quartet game model ,which reveals 
that it is the social institution and interest subject to cause the real estate policy 
failure.  
This study have found that public policy is the product of stakeholders game in 
political theaters, and is a composite function of institutions, interests, resources and 
strategies; those stakeholders in the public policy making are composed by the 
political leaders, technical elite bureaucrats and local officials, interest groups, media, 
scholars, ordinary people and other stakeholders, that are active in the political theater, 
in the process of policy making, who show different policy objectives, resources 
endowment, and take different participation strategies to influence public policy 
making, and reveal a pyramid mechanics characteristic; that policy failure is rooted in 
the blocking of the special interests groups and policymaking fall into path 
dependence, which stakeholders game model shows that: in the central theater, 
policymakers showed a strong preference on economic development; in the local 
theater, policymakers shows against the central government intervention, pro market 
preferences; In the real estate market, the local government, real estate developers and 
investment speculators formed a growing league, adopts the high house prices; In 














stakeholders participate in public policy-making, which do not deny the participation 
of people, so this article has reason to believe that the public policy making pattern is 
undergoing changing from from the top-down elite monopoly model to the 
cooperation governance model which elite dominated, and stakeholders participated 
in it together. 
Based on the above analysis, the article finally put forward a series of 
constructive suggestions, such as put public power in a cage, reengineering 
"market-augmenting government", lead local government interests and eradicate the 
foundation of land finance, pay more attention to the think tank construction, improve 
the knowledge and information asymmetry, appropriate release of the news media, 
play a role of supervision by public opinion, effectively constraint interest groups, 
alert their politicized tendency, promote public political participation, cultivating civic 
culture. 
This research helps people understand and make effective public policy, help 
explore various stakeholders influence, discover political and economic ties between 
various stakeholders, and reveal the process of public policy-making to some extent, 
therefore, has certain theoretical value and practical significance to make effective 
public policy and contain the special interests groups in China. 
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